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Introduction 

In accordance with the provisions of RSA 162-K, Municipal Economic Development  and Revitalization  

Districts, the Nashua Board of Aldermen hereby establishes the School Street Tax Increment Financing 

(“TIF”) District, and the associated Development Program and Financing Plan (hereinafter "the TIF 

Plan"). 

Purpose & Objectives 

The purpose of the TIF Plan is to advance the desirable development, redevelopment and physical 

improvements along the adjacent to West Pearl Street and School Street creating a mixed-use 

environment and a growing multi-family neighborhood. This plan is to create the framework to fund a 

variety of public improvements necessary to support this vision. 

The objectives of this development program and TIF plan are to: 

 Improve and upgrade public infrastructure and public amenities that encourage and 
create opportunities for businesses and housing to locate and expand within the district. 

 Enhance employment and residential opportunities for area residents within the district. 

 Expand the property tax base. 

 Enhance arts and cultural assets within the district including continuing supporting the 
future Performing Arts Center located at 201 Main Street. 

 To or improve parking either through management or adding additional parking. 
 
Achievement of these objectives will occur through a combination of efforts. Existing and future 

property and business owners, new investors, and City staff and the City Board of Aldermen will be 

required to discuss redevelopment initiatives, and work cooperatively on funding plans and projects. 

What happens to one singular building is important, especially to its owner, but more important is the 

goal of implementing comprehensive revitalization efforts that help support the economic, cultural, and 

societal health of the entire neighborhood. The goal, purpose, objective, and strategy of the City of 

Nashua is to work in a systematic and dedicated fashion to bring vitality, excitement, and character to 

an area that is ripe for reinvestment in an area of the city that is changing.  The downtown is going 

through a renaissances moving away from retail as a mainstay to an entertainment and arts and cultural 

district. 

Without question the overarching goal is to increase property values and to do this strategic public 

investments are necessary. 

Background 

The city issued a Request for Proposals (“RFP”) in the winter of 2017 seeking real estate development on 

79 Map 54 Parcel an 80+ surface parking lot.  Over the course of the past four years working with 

Lansing Melbourne Group (“LMG”) on developing a plan for this surplus piece of property.  There is a 

proposal to erect a 144 unit apartment building on the air rights above the parking lot.  During the 

development of this proposal the abutters raised the question as to whether public parking could be 

provided for on the first floor.  This led to a re-visioning of how the city and the developer would move 

forward. 
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Simultaneously, the city over the last few years has contemplated a streetscaping and infrastructure 

enhancement along West Pearl Street coupled with a reversal of the flow of traffic on West Pearl.  More 

broadly this would also allow for the squaring off the “Courthouse Oval” on Walnut/Central and 

Factory/Chestnut Street(s).  

In addition to the above the city along with some very committed private sector stakeholders have been 

working diligently to bring a Performing Art Center to the City of Nashua. When this comes to fruition it 

will bring about a cultural asset like no other to the area will assist in the neighborhood in transitioning 

into an entertainment and artistic district. 

District Boundary 

The boundary of the district is shown on Appendix A and included below.  The map delineates a land 

area of 1.63 acres incorporating essentially half of a block from Main Street to Elm Street running along 

West Pearl Street then crossing over and traveling up School Street halfway.  

 

TIF Development Program 

The following outlines the elements of a development program per RSA 162K. 
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Conformance with District Limitations per RSA 162-K:5 

The size of the district is 1.63 acres. The City of Nashua has a total of 19,712 acres. Therefore the 

district represents significantly less than the 5% maximum of the total City acreage per RSA 162-

K:5.l. 

The total assessed value [as of April  1, 2020] of all taxable property within the TIF boundary is 

$5,007,000 or less than half a percent of the total of all taxable property within the City. Per RSA 

162-K:5.ll the properties within the TIF represent significantly less than the 8% maximum 

allowable of the total assessed value demonstrating conformance. 

Proposed Improvements 

The 2003 Downtown Master Plan highlights a broad range of concepts and recommendations that can 

facilitate economic revitalization for specific properties and calls out certain areas where there could be 

a transformative development catalytic for the area, which would reinvigorate the blighted area(s). The 

plan contemplates specific improvements as well as articulating broad-based themes.  It is the belief of 

the that the best TIF plan is one which does not lock the City into a defined list of specific projects; re-

development goals or the infrastructure needs of the City, because they can shift with changing  

markets, or as a result of different land uses that might be proposed for a specific property.  However, 

the design framework outlined in the 2003 Downtown Master Plan is very applicable and will be used as 

a guide. Ultimately, being flexible towards what potential TIF projects might work at a certain time will 

provide for the best utilization of TIF funds, which are, at the end of the day, the incremental tax 

revenues paid by the TIF District. Again, the 2003 Downtown Master Plan is a guiding document, please 

see Appendix B.   

The 2015 Downtown Circulation Study, please see Appendix C is another document that provides 

additional guidance on how the circulation and flow of traffic could improve with broad based 

improvements to the downtown area. Ultimately, the 2015 Downtown Circulation Study attempts to 

better connect Main Street to the Broad Street Parkway with ancillary improvements suggested to 

create a better downtown environment.  

Finally, The Performing Arts Feasibility Study, please see Appendix D, which outlines the City’s overall 

vison to have a 750 seat flexible venue in the heart of downtown to help revitalize the city.  

There is a broad framework of projects that could provide for enhanced revitalization efforts; examples 

include, but are not limited to, the following: 

 Infrastructure improvements [sidewalk/crosswalks/utility upgrades and relocation] that allow 

for better utilization of property in the District; or stormwater drainage upgrades  that will 

provide  for enhanced  protection of the Nashua  River; 

 The construction of, or improvements to, public  spaces that will create better links between  

city residents and visitors to the downtown, which  is important to our City's economic history 

and cultural fabric; 

 Construction of a Performing Arts Center; 

 Open spaces introduced in strategic locations to support a mixed use environment and provide 

good urban design benefits.  
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 The acquisition of buildings or properties which would be better utilized for a public purpose 

[ex. parking or open/recreational spaces]; and, 

 Transportation projects that improve access to the TIF District and/or provide for pedestrian 

safety. Including looking at the one way reversal of traffic flow and the adding of parking spaces 

on street. 

Each TIF project which is presented to the Board of Aldermen will be linked with one of these general 

project categories.  Each project must also satisfy one of the "public use" definitions contained in RSA 

162-K:2.  Each project that is approved, following a public hearing, by the Board of Aldermen will 

constitute a formally adopted modification to this overall TIF Plan, and it's Financing Plan. 

Any project brought forward to the Board of Aldermen for approval will need to address how the 

Downtown area of (West) Pearl and School Streets Tax Increment Financing District is enhanced, utilized 

or benefited through the implementation of the project. The Board of Aldermen understands the 

importance of this land area, especially given the valuable resources being associated in a vibrant 

downtown. 

Examples of improvements that could be part of a TIF project include: 

 Streetscaping on West Pearl Street; and 

 Construction of a Performing Arts Center 

 Sewer upgrades 

 Utility Pole relocation(s) 

 Parking (Management/Creation) 

Economic Benefits of the Overall TIF Project 

The framework of these improvement categories described herein are required in order to service the 

existing population and accommodate and encourage future growth. It is the latter that is needed most 

in the City. As pointed out earlier in this Plan, the economic viability of the downtown area has suffered 

and is starting to resurge. 

The decisions by the Board of Aldermen to undertake TIF improvements coupled with the positive 

initiatives being brought forward by some owners and investors can and will be a significant catalyst for 

an upswing in the downtown economy. The combination of TIF projects, private investments, and the 

use of other state and federal loan, grant and tax incentive programs creates a cooperative framework 

that can be very effective and transformative. 

The complete economic revitalization of the downtown will be fulfilled with many small steps. Progress 

is being made, and will continue to be made, through cooperation and communication. Adopting a TIF 

program is one strategy that needs to be cultivated along with other downtown improvement 

strategies. One singular approach will not solve all of the economic issues within the downtown. 

The following is a list of potential future forecasted development or redevelopment within the district: 

Project Location Use Estimated Tax Revenue 
School Street Apartments School Street Housing $430,000.00 
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*The calculation uses a 2019 tax rate 

Goals and needs of the business community and city residents must be openly discussed and aligned.  

All aspects of a project must be clearly outlined and understood by all parties this way, the economic 

benefits of this overall TIF Plan and the future project-specific modifications will be realized. The 2003 

Downtown Master Plan shall be the principle guiding document due to its breadth in scope outlining the 

desires and wishes of the community due its extensive outreach efforts to gather community input. 

Public Facilities 

There will be a variety of public facilities potentially constructed as discussed including a Performing Arts 

Center and Streetscaping improvements along with the addition of additional parking.  

Open Space Planning 

As referenced in the 2003 Downtown Master Plan open space and the creation thereof along with the 

associated recreational opportunities and aesthetic improvements of this nature are important factors 

and should be taken into consideration for an overall downtown area. These improvements need to be 

balanced with the potential development that is also encouraged in a downtown, because seeking 

economic development opportunities is also a priority, especially to ensure there is sufficient revenue 

available to finance improvements.  In this limited TIF District Open Space Planning will not be highly 

prioritized due to the small land area. 

Environmental Controls 

Given the historic nature of the developed areas of downtown Nashua and the industrial activities that 

occurred in the mills, without question there are environmental issues and concerns that will need to be 

dealt with during any project. The City of Nashua, as well as private parties, will be required to comply 

with all appropriate environmental regulations. These regulations may include, but are not limited to, 

any or all of the following: 

• State and federal regulations regarding the protection of wetlands and floodplains 

• Local/State standards for design of public sewer systems 

• Local/State permits regarding soil disturbance/filling 

• Local/State and federal regulations regarding air, water, and noise pollution 

• Applicable building and life safety codes, zoning ordinance and site planning regulations 

• Contamination by hazardous materials and the required clean-up protocols 

Proposed Re-Use of Private Property 

Since the Board of Aldermen will consider specific projects as plans are finalized in future years, it is 

difficult to know for certain what the intersection of private property and public projects will look like. 

The City has explored in the past the acquisition of certain properties for public uses, and it is expected 

that this approach will remain an option for future projects.  As with all TIF projects, the costs and 

benefits for a possible purchase or taking of private property will be weighed with great care. All public 

uses and any private  uses, whether through  lease agreements, outright  sales, or other appropriate 

mechanism will be conducted  in conformance with all applicable  sections  of the RSA  162-K. 
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Relocation and Displacement 

The City of Nashua will work to minimize the impacts of relocation for any residents or businesses within 

the District boundary. All relocation and dislocation activities will be in conformance with RSA 162-K, 

Section 6 and 15. Prior to the final acquisition of any property that is part of a specific TIF project and 

which would involve persons displaced by the project, a Relocation Plan will be prepared and submitted 

to the Administrator for review and approval. A copy of this plan will also be submitted to the Advisory 

Board for comment. 

Operations and Maintenance of the District 

The added cost for operation and maintenance [O & M] associated with the specific design of a TIF 

project will be part of the proposal package presented to the Board of Aldermen. The City will make 

every effort to minimize added O & M costs. If significant added O & M costs are identified, then, at the 

discretion of the Administrator funding of O & M costs may be part of the TIF Financing plan. 

One of the goals, which is of the utmost importance is that no additional O & M be placed on the city's 

general budget. 

Estimated Costs of the Development Program 

Due to the fact that the Nashua is utilizing a project-specific approval process, it is not possible to 

provide estimates at this time for a development program. Any TIF project presented to the Board must 

include a complete cost estimate. 

What is known is that the Nashua Performing Arts Center Feasibility Study is acting as a guiding 

document.  This project is well underway with a total project cost of $25.0 million. There are a few 

identified sources of funds, but a gap of approximately $6.0 million, which TIF funds could be used.  

Additionally, attached in Appendix E is a technical memo outlining the costs for the proposed parking to 

be included into the School Street Apartment project. 

It should be noted, that the above are two known projects that were the impetuous for the 

development of this TIF.  Over the coming years if a new project is proposed a full cost estimate will be 

included and understood. 

Funding Sources 

The City of Nashua intends to use multiple funding sources to complete the proposed work associated 

with any TIF project. Without question, a comprehensive revitalization program needs to utilize a broad 

range of funding sources or support mechanisms. 

Examples include: 

 Community Development Block Grant programs (CDBG) 

 USDA Rural Development Grants 

 NHDES Financial Assistance Water or Wastewater  Grant programs 

 New Market Tax Credits 

 Historic Tax Credits 

 Community Development Finance Authority programs 
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 N.H. Housing and Finance Authority programs 

 NHDOT Enhancement Grants 

 TCSP Grants from the Federal Highway Authority 

 New Hampshire Business Finance Authority programs 

A key component for the project funding is the use of the accumulated TIF Funds. All of the added-value 

tax increments shall be set aside and placed into the dedicated TIF Account fund. 

It is the overall goal of the Board of Aldermen to pay for projects [either entirely or partially] through the 

use of the TIF Account Fund. All of the TIF Funds shall be directed towards the payment for specific TIF 

projects or the retirement of the outstanding bonds and notes issued for the improvements and 

activities approved through this Plan. The baseline values used to determine tax increments will be as of 

April 1, 2020.  Enclosed in Appendix F are the property cards for the subject properties included in the 

TIF District. 

For the purposes of determining the tax increments, the market based appreciation in value of any 

property shall be considered as new values to be captured for the dedicated TIF fund. 

If there are available TIF Funds in excess of that which is necessary to fund the outstanding financial 

obligations for approved projects in a given year then the excess amount shall: 1) be used to make 

additional principal payments on bonds issued in conjunction with approved projects; 2) With the 

consent of the Board of Aldermen, be applied to a newly approved project within the TIF District; and 3) 

used for O&M as necessary. 

Pursuant to RSA 162-K, the City of Nashua may issue bonds or other appropriate debt instruments to 

pay for the proposed work and improvements approved under this Plan, and any future approved 

modification. 

As noted elsewhere in this Plan, the projects carried out under this Plan need to be fluid so the City can 

react to changing needs and circumstances in order to effectively move the goals and objectives 

forward. The Board of Aldermen, through a public hearing and Plan modification process, must approve 

all projects and the expenditures of all funds. 

The TIF District and RSA 79-E 

The Nashua Board of Aldermen voted in 2013 to adopt the provisions of RSA 79-E, the Community 

Revitalization Tax Relief Incentive program. This program provides a tax incentive for the rehabilitation 

of buildings in the City's core downtown area, which includes the area within the TIF District. Projects 

granted tax relief under RSA 79-E pay property taxes, for a determined period of time based on the pre-

rehabilitation values. 

Recognizing that there is a relationship between the implementation of a TIF Plan or project, and the 

collection of taxes that might occur under a property subject to tax relief under 79- E, the NH Legislature 

included the following language at Paragraph 79-E:4: 

 “VI. Municipalities shall have no obligation to grant an application for tax relief or properties 

 located within Tax Increment finance Districts when the governing body determines, in its sole 

 discretion, that the granting of tax relief will impede, reduce, or negatively affect: 
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(a) The development program or financing plans for such tax increment 

finance districts; or 

(b) The ability to satisfy or expedite repayment of debt service obligations 

incurred for a tax increment financing district; or 

(c) The ability to satisfy program administration, operating, or maintenance 

expenses within a tax increment financing district. " 

The Board of Aldermen will provide a public hearing for any application for tax relief under 79-E, and 

each application will be evaluated on its own merits. The Board does recognize that providing 79-E tax 

relief to a specific property may have an impact on the ability of the City to accrue the necessary TIF 

funds for the realization of projects that will benefit the City as a whole, but also may directly benefit 

that specific property. The Board of Aldermen will take the above 79-E language into consideration 

when making a decision on any individual 79-E application(s). 

Development Agreements 

The City acknowledges that the creation of public-private partnerships to further the goals and 

objectives of the TIF District and the Plan as outlined involves some level of risk on the part of both 

parties. 

At the same time, the City recognizes that opportunities for risk with public funds are not in the best 

interest of the citizens and taxpayers of Nashua. It is not the intent of the Board of Aldermen to vote to 

authorize the issuance of any bonds or other financial obligation notes without the execution and 

recording of the appropriate Development Agreements in order to protect the interests of the City and 

its residents. 

As part of the proposal for a private sector spurred project, the Board of Aldermen shall be provided 

with information on the project costs, the funding plan, and the Development Agreement. The exact 

language of a Development Agreement will depend on the complexity of the project. The Board of 

Aldermen may require the developer(s) to execute a clearly enforceable Agreement which will require 

the developer(s) to pay any deficiency between the City's actual annual cost for bond debt service and 

incremental tax revenues generated in, or available to, the District. The Board of Aldermen shall have 

final approval of the language of any Agreement negotiated by the Administrator. All Agreements shall 

be executed and recorded in the Hillsborough County Registry of Deeds. 

Should the City desire to support public improvement within the general project area using the captured 

incremental tax revenues within the district than in this case, a Development Agreement will not be 

required. 

Impacts on Other Taxing Jurisdictions 

Property taxes applied to incremental assessed value in the TIF District will include the municipal, school 

[local and state], and county taxes currently collected by the City. The Board of Aldermen has not yet 

adopted the 2020- tax rates; the current 2019 applicable tax rates are as follows: 

 

Municipal $8.68 

County $9.80 
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Education Local $2.13 

Education State $1.15 

Total $21.76 
 

The estimated impact of tax increment financing on the assessed values of all other taxing jurisdictions 

within the City of Nashua is negligible, since the proposed improvements are designed to encourage 

commercial investment and lessen the residential tax burden.  Thus, these activities will contribute to a 

long-term increase in the non-residential tax base at a faster rate than would otherwise be achieved. 

Over the next five years there is a potential aggregate figure approximately $500,000 of new tax dollars 

on the horizon. 

Plan Amendments 

Pursuant to RSA 162-K:9, this plan may be amended by a vote of Board of Aldermen  in conformance  

with all applicable time frames and notice requirements. As discussed previously, each specific TIF 

project will be brought forward to the Board of Aldermen for review and approval, thus there will be 

future amendments to this TIP Plan. 

Duration of Program 

The  TIF District  will  exist until  all improvements  or projects  approved  by the  Board  of Aldermen  

have been  completed, and all debt issued and borrowing initiated to fund the projects is retired. 

The Board of Aldermen will consider the recommendations by the Administrator regarding the proposed 

expiration of the TIF Plan and District along with amendments.  The Board of Aldermen reserves the 

right to evaluate the TIF Plan every year following its adoption, and make any necessary modifications to 

the Plan to ensure that all goals and objectives are being met. 

Upon full repayment of any outstanding bonds, all TIF Account Funds may be available for all District 

purposes, as outlined in, and approved by the Board of Aldermen as part of any modification to this 

Plan. The Annual Report prepared by the Administrator may recommend that a certain percentage of 

the tax increments may be returned to the City for general fund purposes, and Board of Aldermen 

approval for that allotment shall not be subject to a formal modification and public hearing process. 

Apportionment of Captured Assessed Value 

Pursuant to RSA 162-K:10 (a) this plan designates up to 100% of the captured assessed value will be 

dedicated for retirement of bonds and notes with a de-minimis portion going toward operations or 

further development of the tax increment financing district.  This plan allows for the project to outline 

specifically how the TIF funds are used when presented for approval. 

TIF District Administration 

The City Economic Development Director shall be the Administrator of the District and act in with RSA 

162-K:13, which prescribe the following duties and powers granted to the City Economic Development  

Director  and it is generally understood  the Administrator shall have the following powers: 
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1)  Negotiate  for the acquisition  of real property  or easements,  and sign options  and I or purchase  

and sales  agreements  to  acquire  said property  or easements  subject  to  final approval by the Board 

of Aldermen; 

2)  Enter  into  contracts   for  the  construction   of  any  of  the  facilities  included   in  the development 

program 

3)  Negotiate and sign, upon the approval of the Board of Aldermen, any contracts relative to the design,  

engineering,  construction  or operations  of any phase or component  of the activities proposed under 

this Plan; 

4)  Apply for, and accept and execute, upon the approval of the Board of Aldermen, grants from any 

private or public organization or corporation, or from any state or federal agency for any work 

associated with this Plan; 

5)  Negotiate any Development Agreements and present the Agreements to the Board of Aldermen for 

final approval; 

6)  Certify to the Board of Aldermen, for acquisition through eminent domain, property that cannot be 

acquired by negotiation, but is required for implementation of the Plan; and 

7)  Certify to the Board of Aldermen the amount of funds, if any, which must be raised through the sale 

of bonds to finance the activities associated with this Plan. 

8)  Engage in any other administrative or ad ministerial duties necessary for implementation of the 

development plan and program as outlined. 

The Board of Aldermen may grant through an affirmative vote of the Board of Aldermen, additional 

powers, as deemed necessary and appropriate, in order to implement the goals, purpose, work and 

improvements outlined in this Plan or any future amendment. 

Advisory Board 

In accordance with 162-K:  14, the Board of Aldermen through this Development Program and Financing 

Plan shall appoint the following Advisory Board Members: Managing Partner of Lansing Melbourne 

Group or his/her designee (Peter Flotz), Chair of Performing Arts Center Steering Committee (Rich 

Lannan), the Director of Economic Development (Tim Cummings), the Director of Community 

Development (Sarah Marchant) and the Treasurer (David Fredette) all for a one year term. 

After the initial one year term members of the Advisory board shall be appointed by the Mayor and 

confirmed by the Board of Aldermen, for one year terms or until their successors are qualified, to advise 

the Mayor and district administrator on planning, construction and implementation of the development 

program and on the maintenance and operation of the district after the program has been completed. 

The district administrator shall consult with the advisory board at least forty-five (45) days before 

implementation of a phase of the development program and the advisory board may appeal to the 

Board of Aldermen concerning a district administrator decision no later than thirty (30) days before a 

phase is to be implemented. Decisions of the District Administrator shall not be overturned except for 

abuse of discretion. 
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Annual Report 

Pursuant to RSA 162-K:11, the City, by and through the Administrator of the District, in consultation with 

the Advisory Board, shall prepare an annual report containing the following: 

• A Narrative Report on the status of the implementation  of the Plan and a summary of 

the work that has been completed within the previous year; 

• The amount and source of revenue of the District; 

• The amount and purpose of expenditures; 

• The amount of principal and interest on any outstanding bonded indebtedness; 

• The original assessed value of the District; 

• The captured assessed value retained by the District; 

• The tax increments received; and 

• Any additional information necessary to demonstrate compliance with the TIF Plan 

This is understood through an affirmative vote by the Board of Aldermen to Adopt the provisions of 

Chapter 162-K on November 24, 1998 

 


